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REMEDIES OF SPECIFIC PERFORMANCE  FOR LAND CONTRACTS:
LEGAL DEVELOPMENT



















adequately	measured	or	compensated	by	damages	or	money	 (S	11(2)	of	 the	Act)	unless	and	until	 the	
contrary	is	performed.	All	the	above	must	be	read	subject	to	section	20	of	the	same	Act	that	provides	for	
circumstances	where	SP	cannot	be	granted.	
Keywords:	Specific performance, land contract, Specific Relief Act 1950, damages


















and	primary	sources	of	 laws.	This	method	 involves	analysis	of	 the	 relevant	provisions	under	 the	
Specific	Relief	Act	1950,	the	case	law	as	well	as	the	equitable	principles.		
3. WHY SP IS A PREFERENCE?
	 SP	of	contracts	was	founded	on	the	want	of	adequate	remedy	at	law	by	English	Court	of	Chancery.	
4. SP AND CONTRACT OF LAND
	 The	SRA	1950	has	clearly	provided	 that	unless	and	until	 the	contrary	 is	proved,	 the	court	 shall	
presume	that	the	breach	of	a	contract	to	transfer	immovable	property	cannot	be	adequately	relieved	
by	 compensation	 in	money,	 and	 that	 the	breach	of	 a	 contract	 to	 transfer	movable	property	 can	
be	 thus	 relieved(Section	 11	 (1)(2).	 Following	 this,	 the	 court	 has	 developed	 alternative	 remedies	
for	breach	of	 land	contract	 i.e.	 through	 the	payment	of	damages	or	 the	combination	of	SP	and	
damages.
5. RESULT AND DISCUSSION
5.1 THE APPLICATION OF THE LEGAL PRINCIPLES ON SP
	 The	cause	of	action	for	SP	arises	due	to	breach	of	contract	and	the	plaintiff	needs	to	pay	for	
SP	or	damages.	
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	 In	 explaining	 the	 problem	 revolving	 around	 SP	 and	 emphasizing	 the	 importance	 of	 the	
Specific	Relief	Act	1950	(SRA)	relating	to	SP,	Andrew	Phang	commented:	“However,	by	their	
very	nature,	 the	provisions	of	 the	Specific	Relief	Act	go	 into	 far	more	specific	details	and	
would	obviously	be	the	initial	as	well	as	primary	focus	for	any	application	of	the	law	relating	
specific	performance	in	the	Malaysian	context.	It	should	also	be	noted	that	the	illustrations	



























to	be	enforced	(Ho,	1987).	In	Mars Equity Sdn Bhd v Tis Ata Ashar Sdn Bhd (2005)	1	CLJ	
513,	the	judge	explained	that	section	55	(of	the	Malaysian	Contract	Act	1950)	is	of	course	
of	general	application	when	 it	speaks	of	 the	promisor	having	 to	pay	compensation	 to	 the	
promisee.	But,	whether	compensation	is	sufficient	in	a	given	case	depends	on	the	subject	
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matter	of	the	contract.	He	further	emphasised	that	in	the	case	where	the	subject	matter	is	




5.3 CIRCUMSTANCES WHERE COURTS MAY NOT GRANT SP
	 In	City Investment Sdn Bhd v Koperasi Serbaguna Ceupacs Tanggungan Bhd  [1985] 1 MLJ 
245 the	court	among	others	viewed	that	section	15	deals	with	divisible	contracts;	a	reference	
was	made	to	the	opinion	of	Lord	Sumner	in	which	his	Lordship	said		that	s.	16	(Indian	SRA	

















5.4 COMPENSATION OR DAMAGES IN ADDITION TO SP
Section	18	of	the	SRA	1950	deals	with	the	power	of	the	court	to	award	compensation	or	
decree	SP	in	Tan	Ah	Chim	and	Sons	Sdn	Bhd	v	Ooi	Bee	Tat	and	Anor	(1993)	3	MLJ	633.	





























5.5 WHAT IF SP IS A PRE-AGREED STIPULATED REMEDY? 
If	there	is	any	stipulation	relating	to	money	in	any	agreement,	the	court	have	decided	that	
such	 stipulation	 shall	 not	 bar	 a	 court	 to	 decree	 SP	 (Nithyananathan,	 1998).	 Similarly,	 a	
stipulation	of	a	sum	of	money	to	be	paid	as	damages	for	breach	of	contract	is	not	a	bar	to	a	

















of	a	party.	In	Kow Lup Plow & Ors v. Lee Soh Hua	[1982]	CLJ	499,		the	court	had	ordered	
the	defendant	to	pay	damages	apart	from	SP	in	a	purchaser’s	action	for	SP	in	respect	of	a	






to	a	standstill	for	several	years.	In	Interstate M & E Sdn Bhd & 2 Ors v. Foresight Trading Sdn 







i.	 Where	 non	 performance	 of	 a	 contract	 can	 be	 adequately	 relieved	 with	 money	
(Sekamas,	1993)	;
ii.	 A	 contract	 which	 runs	 into	 minutes	 details,	 or	 contract	 that	 depend	 on	 personal	













In	 Sale	 and	 Purchase	 of	 Real	 Property	 (1984),	 Visu	 Sinnadurai	 observes	 that	 specific	





















(Mohammad bin Baee v Pembangunan Farlim Sdn Bhd	[1988]	3	MLJ	211).
Section	20	of	the	SRA	further	provides	for	if	the	court	has	decided	not	to	enforce	SP	based	
on	this	provision	then	would	it	be	possible	for	the	court	to	allow	injunction	to	prevent	breach	
of	 the	 agreement?	 It	was	held	 in	 several	 cases	 that	 if	 a	 contract	 is	 such	 that	 cannot	 be	
specifically	 enforced	 thus,	 injunction	cannot	be	granted	 (Puncak Niaga Holding Bhd v NS 
Water Sdn Bhd & Ors [2004]	5	MLJ	430;	Marble Terrazo Industries Sdn Bhd v Anggaran 























In	Ganam d/o Rajamany v Somoo s/o Sinnah (1984)	2	MLJ	290	FC),	the	court	held	that	the	
power	of	the	court	 in	decreeing	SP	is	a	discretionary	one.	The	discretion	of	the	court	and	
the	 jurisdiction	 to	decree	SP	 is	not	arbitrary	but	sound	and	reasonable,	guided	by	 judicial	
principles	and	capable	of	correction	by	the	court	of	appeal.	Under	s	21(2)(b),	the	courts	may	
refuse	to	grant	the	relief	of	SP	to	the	plaintiff	if	the	granting	of	it	would	involve	some	hardships	
on	 the	defendant	which	he	did	not	 foresee. Each	case	must	be	decided	on	 its	merits	as	
facts	 vary	 from	 one	 case	 to	 another.	 In	 RM Venkatachalam Chettiar v NKR Arunasalam 
Chettiar 	([1953]	MLJ	234).	Thomson	J.	as	he	then	was,	held	that	no	great	hardship	would	be	
caused	to	the	vendor’s	representative	to	complete	the	transaction	even	if	it	would	incur	some	
unanticipated	expenditure.	In	Osman Abu Bakar v Saiyed Noor Saiyed Mohamed [1952]	MLJ	
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37,	SP	was	granted.	The	court	rejected	the	argument	that	hardship	would	be	caused	to	the	
beneficiaries	if	such	an	order	was	granted.	The	appellant	in Patel v Ali (1984]	1	All	ER	978)	
was	successful	in	her	appeal	against	an	order	of	SP	on	ground	of	hardship.	In	that	case,	there	
was	a	delay	of	more	than	four	years.	The	court	was	in	the	opinion	that	it	would	be	just	to	leave	




at	common	 law	 for	breach	of	contract	 since	 the	contract	was	not	 rescinded	ab initio	 but	
remained	in	existence	until	it	was	terminated	by	the	court.	In	Sekemas Sdn Bhd v Lian Seng 






















In	Caltex Oil (Malaya) Ltd v Ho Lai Yoek & Anor	(1964]	MLJ	76,	MMI Industries Sdn Bhd v Let Hin 
Industries Sdn Bhd	[2010]1CLJ 36;	[2009]	1	LNS	890,	the	court	held	that	where	the	plaintiff	were	
ready	 and	willing	 to	 complete	 at	 all	 times	 and	 the	 purported	 repudiation	 of	 the	 contract	 by	 the	










specifically	enforced	 if	 it	 is	 suffering	 from	 illegality,	uncertainty,	 fraud,	undue	 influence,	mistake,	





irrelevant	as	 it	 is	against	 the	spirit	and	 the	provisions	of	 the	National	Land	Code	1965.	 In	other	
words,	SP	cannot	be	enforced	against	any	transferee	who	can	prove	that	he	is	a	party	in	good	faith	
and	has	no	notice	of	the	original	contract.	Section	26(2)	is	based	on	the	decision	in	Tiladkhari Lal 
and Aor v Khedan Lal & Ors (	AIR	1921)	which	was	also	adopted	in	various	other	Malaysian	cases	
which	is	Aik	Ming	(m)	Sdn	Bhd	and	Ors	v	Chang	Ching	Chuen	and	Ors	(1995)	2	MLJ	770;	Keef	
Gevald	 Francis	Noel	 John	 v	Mohd	Noor	Abdullah	 and	Ors	 [(1995)	MLJ	193].	 If	 the	 subsequent	
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A MODEL FOR EFFECTIVE AND EFFICIENT DISPUTE 










courts,	 its	orientation	may	not	 	produce		 the		quality	 	outcomes		desired		 for	 	strata		scheme		dispute	
resolution		processes		such		as		parties’	satisfaction,	improvement	in	the	parties’	relationships,	changes	
in	behaviour	and	enhancement	of	people’s	well-being.	One	of	 the	 reasons	 for	the	potential	 low	quality	
outcomes	 is	 that	adjudicative	 approaches	 in	 traditional	adversarial	 legal	systems	 normally	 limit	 their	
attention	 to	 a	 narrow	view	 of	 the	 dispute	 without	 addressing	 the	underlying	issues	or	problems.	As	a	
result,	the	relationships	between	the	individuals	involved	may	deteriorate	further	and	it	may	become	even	
more	difficult	for	them	to	work	together	effectively.	Taking	into	consideration	the	current	legal		framework	
for		resolving	 disputes	 in		strata		schemes	 in		Peninsular		Malaysia,		this		paper		posits		that		dispute	
resolution	approaches	for	strata	scheme	disputes	should	not	be	limited	to	addressing	the	legal	rights	and	





Keywords:	dispute resolution, strata schemes disputes, adjudicative approach, therapeutic






to	 share	 the	 common	 facilities	 and	 spaces	 in	 the	 buildings	 with	 other	 residents.	The	 universal	















owners,	 occupiers	 or	 the	 stakeholders.	These	 broad	 powers	 and	 authority	may	 inevitably	 cause	
dissension	 and	 disputes	 among	 interested	 parties	 in	 strata	 schemes.	 Unreasonable	 rules	 and	
procedures,	arbitrary	decisions,	selective	enforcement	of	rules	and	unruly	behaviour	of	proprietors	
and	occupiers	are	examples	of	 the	challenges	confronting	 the	self-governance	concept	 in	strata	
title	system.
According	to	Christensen	and	Wallace	(2006),	strata	title	living	by	its	very	nature	leads	to	a	higher	




to	 the	disputes	may	affect	 neighbour	 relations	and	peaceful	 enjoyment	 	 of	 	 the	neighbourhood.	
According	 to	Williamson	and	Adams	 (1987),	 in	 such	 situation,	 residents	may	 take	 a	withdrawal	
approach	or	apathy	which	in	the	long	run	will	cause	problems	to	the	concept	of	self-management	
by	neglecting	their	duties	and	responsibilities	as	proprietors	in	the	strata	schemes.
The	Government	 of	Malaysia	 has	 recently	 enacted	 the	 Strata	Management	Act	 2013	 (Act	 757)	
(SMA).	The	enactment	of	the	SMA	has	improved	many	aspects	of	governance	of	strata	schemes	
previously	 provided	by	 the	Strata	Titles	Act	1985	 (STA)	 and	 the	Building	and	Common	Property	
(Maintenance	and	Management)	Act	2007	 (BCPMMA).	One	of	 the	 important	 improvements	 that	
have	been	made	is	the	establishment	of	the	Strata	Management	Tribunal	(Tribunal)	to	adjudicate	
disputes	 in	 strata	 schemes.	While	 improvements	 made	 in	 the	 SMA	 could	 potentially	 increase	
efficiency	 in	 the	governance	of	 the	strata	schemes,	 this	paper	argues	 that	 the	scope	of	dispute	








paper	 argues	 that,	 instead	 of	 having	 adjudication	 as	 the	 single-gateway	 in	 resolving	 the	 strata	
scheme	 disputes,	 the	 Government	 of	Malaysia	 should	 adopt	 a	 dispute	 resolution	model	 that	 is	
comprehensive,	integrated,	therapeutic	and	humanistic.
2.  LITERATURE REVIEW
There	has	been	significant	growth	in	academic	interest	in	the	development	of	high-rise	buildings	and	
strata	communities	particularly	in	common	law	jurisdictions	such	as	in	Australia,	the	United	States,	
Canada	and	even	Malaysia.	However,	 the	 volume	of	academic	 research	 in	 this	area	 is	 relatively	
small	resulting	in	significant	gaps	in	the	regulatory	framework,	for	example	on	dispute	resolution	
mechanisms	in	strata	schemes.
Nor	Asiah	 and	Azlinor	 (2013)	 for	 example	 analyse	 various	 alternative	 dispute	 resolution	 	 (ADR)	






















such	 as	 community	 titles	 or	 strata	 titles	 schemes.	 According	 to	 Toohey	 (2009),	 therapeutic	
jurisprudence	can	be	applied	in	community	titles	dispute	resolution	processes	in	order	to	promote	
positive	 behavioural	 change	 for	 example	 investigation	 process	 carried	 out	 by	 adjudicator	 in	
adjudication	process	under	the	Body	corporate	and	Community	Management	Act	(Qld)	1997.	
Through	investigation	process,	the	adjudicator	may	identify	the	root	cause	for	the	problems	which	
may	not	appear	 in	 the	documents	filed.	Furthermore,	 through	 this	process,	 the	adjudicator	may	
also	have	the	opportunity	to	let	the	parties	assess	the	effects	of	the	whole	episode	on	their	well-
being.	The	work	done	by	Toohey	(2009)	is	important	because	it	establishes	the	needs	for	dispute	
resolution	 process	 in	 community	 titles	 schemes	 to	 facilitate	 behavioural	 change	 amongst	 the	




Adams	 and	 Williamson	 (1986)	 have	 carried	 out	 empirical	 research	 on	 dispute	 resolution	 in	
condominiums	in	the	State	of	Florida,	United	States.	The	main	objective	of	their	study	was	to	explore	
the	 various	 mechanisms	 through	 which	 condominium-related	 disputes	 could	 be	 resolved.	 One	
of	 their	 key	 findings	 is	 that	 there	 is	 great	 potential	 for	 the	Alternative	Dispute	Resolution	 (ADR)	
mechanisms	to	be	implemented	to	resolve	conflict	within	the	condominium	system.	The	findings	








in	 strata	 schemes.	The	 ideas	 and	proposals	 presented	particularly	 on	 the	 linkages	between	 the	
principles	of	therapeutic	jurisprudence	and	the	principles	of	self-governance	in	strata	scheme	are	
original	and	have	yet	to	be	tested	empirically	in	the	Malaysian	alternative	dispute	resolution	field.



























5.  FIVE COMPONENTS OF DISPUTE RESOLUTION MODEL FOR STRATA SCHEMES




unprofessional	 conduct	 of	 the	management	 staff	 and	 council	members	 and	 deteriorating	
quality	of	life	in	the	strata	schemes.	Disputes	in	strata	schemes	that	are	not	resolved	speedily	
and	allowed	to	escalate	into	bigger	conflicts	may	lead	to	stress,	apathy,	disunity	and	a	lower	




of	 self-governance	 in	 the	 long	 run.	 In	order	 to	address	 the	anticipated	outcome	of	 strata	























educational	 approach.	 According	 to	 Beasley	 and	 Amy	 (2007),	 disputes	 involving	 parcel	
owners,	committee	members	and	building	managers	normally	revolve	around	breaches	of	
the	rules	and	regulations	while	disputes	between	occupiers	are	more	about	behavioural	and	
















There	 are	 many	 benefits	 that	 have	 been	 identified	 for	 self-resolution	 by	 way	 of	 internal	
process	in	strata	scheme		disputes.		The		outcomes		from		these		benefits		are		related		to	
positive	 	communication,	educational	effect,	preservation	of	 relationship,	positive	personal	
transformation	 and	 psychological	 well-being.	 Internal	 dispute	 resolution	 processes	 have	
become	 so	 important	 that	many	 common	 law	 jurisdictions	 have	 now	 sanctioned	 internal	
dispute	 resolution	 processes	 as	 necessary	 or	 even	mandatory	 before	 any	 formal	 dispute	
resolution	process	takes	place.	In	the	State	of	Queensland,	Australia	for	example,	the	internal	
process	 is	made	mandatory	 under	 the	Body	Corporate	 and	Community	Management	Act	
1997	(BCCMA).
In	 Peninsular	 Malaysia,	 the	 statutes	 are	 silent	 with	 regard	 to	 internal	 dispute	 resolution	
processes	 in	 strata	 schemes.	 However,	 the	 Rukun	 Tetangga	 Act	 2012	 (Act	 751)	
(Neighbourhood	Watch	Act)	does	provide	 for	a	mediation	process	 in	resolving	any	dispute	
or	difference	amongst	 the	members	of	 the	community.	However,	 the	process	 is	 voluntary	
and	 is	applicable	 to	 the	wider	community	or	neighbourhood.	The	Government	of	Malaysia	
has	 also	 enacted	 a	Mediation	Act	 2012	 (Act	 749)	 to	 promote	 and	 encourage	mediation	
as	a	method	of	alternative	dispute	 resolution	 that	 facilitate	 fair,	 speedy	and	cost-effective	
settlement	 of	 disputes.	Since	 there	are	positive	developments	 in	 community	mediation	 in	







member	may	play	an	 important	 role	 in	 the	 internal	process	and	become	 the	first	contact	
point	 if	 there	 is	a	dispute	between	the	parcel	proprietors	or	occupiers	or	even	between	a	
parcel	 proprietor	 and	 the	management	 corporation.	 In	 order	 to	 implement	 this	 idea,	 it	 is	
imperative	for	the	strata	managers	and	the	committee	members	to	have	advanced	skills	in	
mediation,	negotiation	and	creative	problem-solving	to	facilitate	internal	dispute	resolution.	



















5.2 Second Component – Conciliation By The COB
Conciliation	is	in	many	ways	similar	to	mediation.	From	a	practical	point	of	view,	conciliation	








for	 	 strata	 scheme	 disputes.	 As	 a	 non-adversarial	 process,	 the	 conciliation	 reduces	 the	
negative	psychological	effects	 that	are	associated	with	adversarial	processes	such	as	 the	
Tribunal	 or	 the	 Courts.	 Further,	 unlike	 the	 adjudicative	 process	which	 could	 be	 rigid	 and	
procedural,	a	conciliation	process	is	conducted	in	an	informal	setting	where	the	parties	are	
encouraged	to	discuss	the	dispute	honestly	and	openly	and	to	generate	options	for	potential	





















is	 the	 development	 of	 good	 relations	 between	 the	 parties	who	 are	 neighbours	 and	 living	
together	in	a	strata	scheme.	Joint	problem-solving	approaches	like	mediation	or	conciliation	
can	 improve	 long-term	 relations	 because	 the	 parties	may	 attain	 better	 understanding	 of	








Despite	 of	 the	many	 advantages	 conciliation	 process	 can	 offer	 to	 resolve	 strata	 scheme	
disputes,	The	State	of	Queensland	 in	Australia	 is	 the	only	common	 law	 jurisdiction	which	




strata	scheme	disputes.	However,	 this	paper	argues	that	 the	COB	is	 the	most	appropriate	
party	to	play	a	role	in	providing	conciliation	processes	to	disputing	parties	in	strata	schemes.	
The	enactment	of	the	SMA	resulted	in	the	powers	and	duties	of	the	COB	being	increased.	








becomes	 the	 third	component	 in	 this	proposed	model	and	discussion	of	 the	processes	 is	
highlighted	in	the	next	section.
5.3  Third Component – Adjudication By The Tribunal



















Despite	 the	 advantages	 of	 a	 Tribunal	 adjudication	 process	 compared	 to	 court	 litigation,	












there	 are	 ample	 opportunities	 for	 it	 to	 apply	 therapeutic	 approaches	 in	 resolving	 strata	
disputes	under	the	SMA.	First,	it	can	adopt	a	problem-solving	approach	in	strata	schemes.	
Section	112	of	 the	SMA	provides	 that	 the	Tribunal	may	assist	 the	parties	 to	negotiate	an	
agreed	settlement	in	relation	to	the	matter.	Since	the	SMA	is	silence	on	the	procedures	for	
negotiation	process	to	 take	place,	 this	paper	argues	that	 the	Tribunal	may	take	a	creative	
problem-solving	 approach	 to	 assist	 the	 parties	 in	 negotiation	 process.	 The	 first	 creative	
problem-solving	 approach	 that	 can	be	 applied	 by	 the	Tribunal	 is	 for	 the	Chairman	of	 the	
Tribunal	 to	engage	with	 the	disputant	actively.	The	objective	 is	 to	obtain	more	 information	
about	the	dispute	and	the	background	of	the	disputants.	Through	this	process,	the	Chairman	
of	 the	Tribunal	may	not	only	understand	 the	contentious	 issue	at	hand	but	 is	also	able	 to	
identify	 the	 underlying	 issues	 that	may	 have	 become	 the	 root	 cause	 for	 the	 dispute	 (De	
Villiers,	2011).
Secondly,	this	paper	proposes	that	the	Tribunal	can	apply	a	creative	problem-solving	approach	






dispute	 involves	 complex	 legal	 issue	 and	 one	 party	may	 be	 greatly	 prejudiced	 if	 a	 legal	
representative	is	not	allowed	to	argue	the	case	on	his	behalf.	According	to	De	Villiers	(2011),	























adjudicator	has	the	opportunity	 to	refer	 in	a	respectful	way	to	 the	parties’	allegations	and	
submissions	and	to	avoid	unproductive	castigation	of	the	parties.”	
In	conclusion,	while	adjudicative	approaches	by	the	Tribunal,	as	proposed	in	this	model,	are	








5.4 Fourth Component – Court Litigation
In	Peninsular	Malaysia,	the	SMA	provides	specific	processes	for	dispute	resolution	for	strata	
schemes	 involving	 the	Tribunal.	However,	 the	SMA	does	not	prevent	anyone	from	seeking	
settlement	 or	 remedy	 from	 the	 court	 of	 competent	 jurisdiction	 in	matters	 involving	 strata	
schemes	disputes.	The	SMA	even	allows	a	party	to	Tribunal	proceedings	to	apply	to	the	High	
Court	 challenging	 a	 decision	 by	 the	Tribunal	 on	 the	 ground	 of	 serious	 irregularity	 (Strata	
Management	Act,	2013).










to	 Lippman	 (2007),	 court	 litigation	 involving	 people	 in	 relationships	 such	 as	 neighbours	
serves	no-one’s	interest.	Such	an	approach	is	achieving	very	little,	making	little	difference	to	
disputing	parties	or	the	community.





proposed	to	the	Tribunal	 in	the	third	component	of	 this	model.	 Instead	of	 just	 focusing	on	
reducing	 court	 dockets,	 the	 courts	 should	 embrace	 a	 creative	 problem-solving	 approach	
that	not	 only	addresses	 the	 legal	 issues	but	also	gives	attention	 to	 the	underlying	social,	
psychological	 or	 economic	problems	of	 the	disputing	parties.	 Judges	 in	 such	cases	may,	
instead	of	merely	being	an	arbiter,	take	a	collaborative	and	active	role	in	the	proceedings.	
According	 to	 Kaye	 (2004),	“problem-solving	 courts	 are	 courts.	They	 strive	 to	 ensure	 due	






active	 interaction	 between	 judges	 and	 litigants;	 thirdly,	 problem-solving	 courts	 are	 not	








Today,	 court	 systems	 particularly	 in	 the	 United	 States,	 United	 Kingdom	 and	 Australia	
have	 undergone	 significant	 change,	 shifting	 their	 orientations	 from	 traditional	 adversarial	
approaches	to	problem-solving	approaches,	employing	a	collaborative	process	that	focuses	
on	 therapeutic	 outcome	 (Blagg,	 2008).	 Instead	 of	 viewing	 themselves	 as	 arbiters,	 judges	




individualised	 responses	 designed	 to	 change	 future	 behaviour	 (Daicoff	 &	 Susan,	 2006).”	
Whilst	problem-solving	courts	began	as	specialised	criminal	courts	such	as	drug	treatment	
courts	and	domestic	violence	courts,	 they	have	now	expanded	 to	 include	community	and	
housing	courts	such	as	the	housing	court	in	New	York	that	was	created	to	resolve	disputes	in	
condominiums	and	co-operatives.










precedents.	 Judges	 in	 problem-solving	 court	 approach	 could	 play	 an	 active	 role	 in	 the	
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court	 structure,	 processes	 or	 procedures.	 Instead,	 problem-solving	 court	 approaches	 can	
enhance	 procedural	 justice	 for	 the	 parties	within	 the	 existing	 structure	 by	 giving	 litigants	







5.5   Fifth Component – Post-Dispute Resolution Process
The	main	issues	in	strata	living	are	not	about	individual	legal	rights	and	interests	but	rather	
how	 neighbours	 and	 stakeholders	 with	 different	 values	 and	 interests	 can	 work	 through	
their	differences	and	still	live	together	in	a	harmonious	and	peaceful	strata	neighbourhood.	
Dispute	 resolution	 among	 neighbours	 particularly	 through	 adjudication	 by	 the	 Tribunal	








Research	by	Miencke	et.	 al.	 (1990)	 	 has	 shown	 that	 good	neighbour	 relations	 contribute	
significantly	to	a	higher	sense	of	community			and			these			two			important			social			constructs	
may			contribute			positively			to	the	strata	neighbourhood	and	the	concept	of	self-governance	









resolution	 can	 be	 implemented?	What	will	 be	 the	main	 driver	 that	 pushes	 the	 parties	 to	
undertake	 reconciliation	 process?	 Taking	 into	 consideration	 the	 objectives	 of	 this	 model	
which	are	to	promote	positive	communication	and	an	educational	experience	during	dispute	




















and	 	 a	 	 strong	 	 sense	 	 of	 community.	These	 are	 the	 keys	 to	 strata	 schemes	 functioning	







can	 be	 some	 of	 the	 most	 bitter	 and	 protracted	 types	 of	 disputes	 in	 our	 communities.”	







contexts	 through	 the	preservation	of	neighbour	 relations	and	optimisation	of	community’s	
well-being.	This	model	 consists	 of	 five	 components.	The	 first	 component	 is	 centred	 on	 a	




problem-solving	approach	 for	 the	courts	system	 in	 resolving	strata	scheme	disputes.	The	
fifth	and	final	component	proposes	a	post-dispute	resolution	reconciliation	process.	These	
five	 components	 of	 dispute	 resolution	 processes	 need	 to	 be	 read	 and	 understood	 as	 an	
integrated	whole	 in	 order	 to	 construct	 a	 new	dispute	 resolution	model	 for	 strata	 scheme	
disputes	in	Peninsular	Malaysia.
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THE IMPACT OF THE GLOBAL FINANCIAL CRISIS ON PUBLIC LISTED PROPERTY 
DEVELOPMENT COMPANIES OF MALAYSIA, SINGAPORE, INDONESIA AND THAILAND
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economic	 crisis	 since	 the	Great	Depression	 of	 1929-1939.	 It	 emanated	 from	 the	US	 investors’	




















Hence	 a	 study	 was	 initiated	 to	 examine	 the	 extent	 to	 which	 the	 GFC	 impacted	 the	 financial	
performance	of	public	listed	companies	and	REITS	of	Malaysia,	Singapore,	Indonesia	and	Thailand.	
Because	of	space	limitation,	this	paper	presents	the	findings	of	the	former.	The	listed	companies	of	
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these	companies	were	impacted	by	the	GFC	(see	Figure	2).	Their	combined	market	capitalisation	











they,	 like	 the	rest	of	Asia	have	been	experiencing	closer	financial	and	 trade	 linkages,	as	well	as	
increase	 in	business	cycle	co-movements	 (Gong	and	Kim,	2013).	 It	 is	always	useful	 to	conduct	
a	 cross-country	 comparative	 study	 to	 gauge	 how	Malaysia	 fare	 in	 the	 face	 of	 external	 shocks	
comparatively	to	others	,and	to	provide	explanations	for	the	phenomenon.	(Singh	and	Dhinga,	2013)	
Because	of	financial	and	time	constraints	more	neighbouring	countries	could	not	be	included.
2. THE GLOBAL FINANCIAL CRISIS
This	section	sets	the	scene	by	providing	some	details	about	the	GFC,	in	particular	what	triggered	it	
and	how	it	reverberated	around	the	world.	It	ends	by	hinting	of	the	Eurozone	Crisis.	









It	 triggered	a	significant	decline	 in	credit	 to	 the	private	sector	and	a	sharp	rise	 in	 interest	 rates.	
The	collapse	of	the	US	financial	institutions	led	to	the	crash	of	equity	markets,	international	trade	
































there	was	pervasive	permissiveness,	 little	meaningful	 action	was	 taken	 to	quell	 the	 threats	 in	a	
timely	manner.	(p.	xvii)”		
More	 ominously,	 Razin	 and	 Rosefielde	 (2011)	 warned	 that	 the	mentality	 and	 institutions	 which	
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to	 each	 ratio	 to	 ensure	 that	 the	 companies	 represented	 their	 sectors.	 The	 weightage	 changed	
annually	 concomitant	 with	 revenue	 change.	 Financial	 data	 were	 extracted	 from	 annual	 reports	
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(Size)	and	market-to-book	value	 (Growth).	 	 Independent	variables	were	 represented	by	Leverage	


















μit		is a random error term
Panel	data	consists	of	 three	types	of	model	namely	Pooled	OLS	Model,	Fixed	Effects	Model	and	
Random	Effects	Model.	The	Random	Effect	Model	was	chosen	after	 applying	 the	Hausmen	 test	
which	determines	the	appropriate	model	to	be	applied	in	this	study.	Panel	data	regression	in	this	






4.  FINDINGS AND DISCUSSION

















estate	 concomittantly	 experienced	 a	 sharp	 drop	 in	 growth	 that	 same	 year.	Yet	 the	 panel	
regression	 analysis	 in	 fact	 points	 to	 the	 sampled	 Singaporean	 property	 development	
companies	as	a	group	actually	suffering	from	the	GFC	the	previous	year.	This	stands	to	reason	
as	Singapore’s	economy	was	among	the	earliest	in	the	region	to	contract	sharply	at	the	end	















































2004 113.8 0.9 73 -0.7 86.6 0.5 78.1 1.7
2005 118.2 3.9 76.3 4.5 92.5 6.8 80 2.4
2006 130.2 10.2 89.3 17 101.3 9.5 85.4 6.8
2007 170.8 31.2 118.4 32.6 114.7 13.2 105 23
2008 162.8 -4.7 110.1 -7 112.5 -1.9 92 -12.4
2009 165.7 1.8 92 -16.4 105.6 -6.1 113.8 23.7
2010 194.8 17.6 109.4 18.9 114.7 8.6 144.6 27.1
2011 206.2 5.9 124.5 13.8 120.8 5.3 180 24.5
2012 212 2.8 126.2 1.4 123.2 2.0 185.7 3.2
Source:		Department	of	Statistics.
Table	1	shows	all	real	estate	sub-markets	suffering	from	drop	in	prices	in	2008.	The	GDP	















Most	 important	to	note	 is	 that	 there	was	no	specific	counter-cyclical	measure	for	 the	real	
estate	 sector.	 If	 anything	 at	 all,	 the	 government	 implemented	 various	 measures	 to	 cool	
down	 the	 property	 market	 beginning	 2006	 until	 the	 end	 of	 the	 study	 period	 (Kim	 and	
Yong,	2013).	This	measures	had	an	 impact	on	players	 in	 the	 industry	as	 reflected	 in	 the	
















Development	 Board,	 dominate	 the	 housing	 sector.	 Private	 developers	 concentrate	 on	 the	
small	but	growing	high-end	housing	segment	(Lum,	2011).	They	cater	largely	to	the	upper	
echelons	of	Singapore’s	society,	expatriates	and	foreign	investors	(Phang,	2007).	The	sharp	








homes	 at	 Sentosa	Cove	 since	August	 2004.	This	 resulted	 in	 	 a	 surge	 of	 foreign	 liquidity	
into	the	private	residential	market.	In	mid-2005,	the	government	removed	the	restriction	for	



































2004 183,519 5.7 22,652 6.5
2005 189,311 3.2 23,884 5.4
2006 192,988 1.9 25,113 5.1
2007 191,945 -0.5 28,872 15
2008 194,102 1.1 31,809 10.2
2009 198,892 2.5 35,201 10.7
2010 206,497 3.8 401,185 14.2
2011 208,662 1.0 44,134 9.8
2012 217,488 4.2 48,216 9.2
Source:	REALIS
Due	 to	 Singapore’s	 small	 housing	 market	 compared	 to	 the	 its	 neighbours	 compunded	
by	 the	 small	 role	 private	 developers	 play	 in	 housing	 delivery,	 some	public	 listed	 property	
development	companies	ventured	overseas.	To	capture	the	GFC	impact	domestically,	those	
that	earned	more	than	50%	revenue	overseas	were	excluded	from	the	study.	





ROAE (1) = - 2.6074 - 0.7276L + 0.1477S - 0.1194G - 0.2279D2
where	D2	is	2009.
This	is	despite	the	government’s	efforts	to	prop	up	the	ailing	housing	market.	The	GFC	even	




As	Figure	7	shows,	 in	2008,	 the	Thai	 economy	expanded	1.7%,	decelerating	 from	5.4%	
in	2007,	 following	a	decline	 in	net	 exports,	 particularly	 in	 the	 fourth	quarter	when	global	


























following	 the	world	 economic	 recovery,	 as	well	 as	monetary	 and	 fiscal	 policies	 designed	
to	 stimulate	 the	 economy	 and	 shore	 up	 producer	 and	 consumer	 confidence.	 Notheless,	
construction	permits	for	low-rise	housing	were	at	their	lowest	in	2009	compared	to	the	rest	
of	the	study	period	(see	Figure	8).








cease	at	 the	of	March	2009.	Other	 incentives	 include	reduction	 in	ownership	 transfer	 fee	
from	2%	to	0.01%,	and	reduction	of	mortgage	registration	fee	from	1%	to	0.01%.	(In	the	
end	all	these	measures	was	extended	until	end	2009).	Housing	developers	were	also	rushing	
































Malaysian	 companies	 were	 relatively	 unscathed	 from	 the	 GFC.	 Instead	 they	 were	 most	
affected	by	the	cessation	of	the	mini-boom	in	2005	as	measured	by	ROAE:
LNROAE = -0.2295 - 0.2162LEVERAGE + 0.0189SIZE - 0.0399D1
where	D1	is	2005
 Table 4:	Volume	and	value	of	property	transaction,	2003-2012.







2003 243,376 - 43,435 -
2004 293,318 20.5 60,012 38.1
2005 276,508 -5.7 56,782 -5.3
2006 283,897 2.7 61,599 8.5
2007 309,455 9.0 77,143 25.2
2008 340,240 9.9 88,342 14.5
2009 337,859 -0.6 80,996 -8.3
2010 376,582 11.4 107,440 32.6
2011 430,403 14.3 137,828 28.3
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40,000	 affordable	 homes	 and	 rehabilitate	 another	 6,000	 that	 had	 been	 abandoned.	The	
Malaysian	Property	Incorporated	(MPI)	was	set	up	to	attract	foreign	investors	in	the	property	




and	 fast	 track	 approvals	 for	 certain	 types	 of	 projects	 (Valuation	 and	 Property	 services	
Department,	2009).	
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as	 being	‘resilient’,	 and	 	 the	 residential	 and	 commercial	market	 performance	as	‘making	
steady	recovery’	(Mohamad,	2010).	In	fact,	the	volume	and	value	of	transactions	for	2009	
were	higher	than	2007	(see	Table	4).	Just	like	the	broader	economy,	the	performance	of	the	
property	market	 can	be	said	 to	be	better	 than	expected	 (Valuation	and	Property	Services	





to	 Jabatan	 Perumahan	 Negara	 to	 complete	 houses	 under	 various	 social	 programmes.	





The	mobilisation	of	higher	 funds	 through	 the	Housing	Credit	Guarantee	Scheme	 to	assist	
those	without	fixed	income	to	own	houses	did	however	bear	fruit.
4.4  Indonesia
Two	 equations	 from	 the	 transformed	 model	 shows	 that	 net	 profit	 margin	 and	 ROAA	 of	
Indonesian	were	affected	in	2012:
LNPROFIT = 0.5684 + 0.0366LNLEVERAGE + 0.1039LNGROWTH + 0.0717D2
LNROAA = -0.0323 + 0.0328LNGROWTH + 0.0350D2
where	D2	is	2012.	
This	section	 focuses	on	 this	event,	before	providing	explanation	as	 to	why	 they	were	 less	
affected	by	the	GFC.





Crisis	 (see	Figure	11).	Despite	 the	pullback	 in	global	 demand	which	 slowed	down	export	
performance,	 Indonesia’s	 domestic	 economy	which	 accounted	 for	more	 than	50%	of	 the	
economy	 was	 able	 to	 maintain	 steady	 growth	 due	 to	 strong	 performance	 of	 household	
consumption	and	investment	(Bank	Indonesia,	2013).	This	strong	domestic	demand	however	






vehicle	 (KKB)	 loans.	The	 growth	 of	 these	 two	 sectors	was	 above	 the	 aggregate	 of	 credit	
























deficit	 and	 the	 exchange	 rate	 underwent	 significant	 depreciation.	 In	 the	 financial	market,	





economy,	 which	 partially	 helped	 insulate	 Indonesia	 from	 the	 full	 impact	 of	 the	 GFC.	The	
general	economy	slowed	down	slightly	in	2008,	but	the	real	estate	sector	grew	strongly	with	
8.9%	growth	(Figure	12).	Heavy	pressure	continued	to	bear	down	on	monetary	and	financial	
system	 stability	 in	 the	 first	 quarter	 of	 2009.	The	 economic	 remained	 in	 downward	 trend	
due	to	a	deep	contraction	in	exports	of	goods	and	services	(Bank	Indonesia,	2010).	These	
developments	 undermined	 confidence	 among	 economic	 actors	 in	 the	 financial	 and	 real	
sectors,	as	well	as	potentially	reduced	the	positive	performance	achieved	during	the	previous	








According	 to	Wilczyńsk,	 Indonesia	was	 able	 to	maintain	 high	 growth	 rate	 in	 2009,	while	
Thailand	and	Malaysia	fell	 into	recession	because	it	had	implemented	a	managed	floating	
regime	in	2009.		Thee	offers	four	others	reasons	which	includes	Indonesia’s	 low	share	of	





























necessary	 recessionary	steps	when	 their	market	surveillance	warns	 them	of	 impending	slumps.	
Relying	totally	on	government	interventions	is	not	wise	as	the	reactions	may	not	fit	perfectly	with	the	
unfolding	events.	
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HOW MALAYSIAN CONSTRUCTION INDUSTRY PERFORMS IN THE INTERNATIONAL 
PRODUCTIVITY COMPARISON













Comparing	 industry	 productivity	 between	 countries	 provides	 a	 crucial	 information	base	 for	 research	 in	
comparative	analysis	and	policy	making.	The	construction	industry	is	characterised	by	the	heterogeneity	
and	uniqueness	of	construction	product,	complexity	of	its	delivery	process	and	industrial	structure	and	the	
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future	 (Langston,	2015).	Over	 the	 years,	 numerous	attempts	have	been	made	 to	determine	 the	
main	 drivers	 of	 productivity	 and	 efficiency	 in	 the	 construction	 industry	 (Abbott,	 2015).In	 reality,	
































Agriculture 58,245 7.0 1,676.5 12.4 34,742
Mining	and	
quarrying
64,136 7.7 77.7 0.6 825,431
Manufacturing 205,534 24.7 2,207.8 16.4 93,094
Construction 33,297 4.0 1,228.5 9.1 27,104
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intervention	 and	 capital	 flows	 between	 economies.	 Hence,	 the	 volatility	 of	 exchange	 rates	 often	
distorts	a	country’s	construction	costs	making	it	difficult	to	compare	with	the	cost	of	construction	in	
other	countries	(Meikle	and	Gruneberg,	2015).
2.1   Nominal and Real Expenditure
	Normally	economies	report	nominal	expenditures	on	GDP	and	its	constituent	aggregates	and	
product	 groups.	Nominal	 expenditure	 is	 expenditure	 that	 is	 valued	at	 national	 price	 levels,	
which	are	expressed	in	national	currencies	or	 in	a	common	currency	after	being	converted	
by	exchange	rates.	However,	the	exchange	rates	do	not	correct	for	differences	in	price	levels	
between	 economies	 and	 so	 expenditure	 is	 still	 valued	 at	 national	 price	 levels.	 Conversely,	




2.2   Purchasing Power Parity
	PPP	 is	 a	 neutral	 way	 of	 stating	 the	 ability	 of	 one	 nation’s	 currency	 to	 purchase	 goods	 in	











population	 and	 the	world	 nominal	 GDP	 respectively	 (The	World	 Bank,	 2015).	 Construction	
expenditure	is	one	of	the	25	sub	aggregates	of	expenditure	reported	in	ICP	2011.
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2.3   Productivity
‘Performance’	and	‘productivity’	are	often	used	interchangeably	in	the	literature.	Studies	into	
the	efficiency	of	multiple	projects	or	contractors	may	help	to	understand	industry	performance,	
and	 these	 types	 of	 studies	 tend	 to	 focus	 on	 comparative	 productivity	 (Langston,	 2015).	
















Value-added	 based	 labour	 productivity	 measures	 tend	 to	 be	 less	 sensitive	 to	 processes	
of	 substitution	 between	 materials	 plus	 services	 and	 labour.	 When	 labour	 is	 replaced	 by	
intermediate	inputs,	which	takes	place	in	outsourcing,	leads	to	a	fall	in	value	added	as	well	
as	a	fall	in	labour	input.	The	first	effect	raises	measured	labour	productivity;	the	second	effect	
reduces	 it.	 Hence,	 value-added	 based	 labour	 productivity	 measures	 reflect	 the	 combined	
effects	of	changes	in	capital	inputs,	intermediate	inputs	and	overall	productivity,	they	do	not	
leave	out	any	direct	effects	of	embodied	or	disembodied	technical	change	(OECD,	2001).
3.   Research Methods
	The	choice	of	productivity	measures	depends	on	the	purpose	of	productivity	measurement	and	the	






central	 statistics	 database	 (ILOSTAT)	 which	 is	 the	 primary	 source	 for	 cross-country	 statistics	 on	
the	labour	market.	There	are	100	indicators	and	165	economies	labour	data	available	in	ILOSTST	
database.	Employment	by	construction	of	the	different	economies	are	used	as	proxies	of	quantity	of	









































N M SD M SD
High	Income 47 133	334 47	745 106	529 59	714
Upper	middle	income 24 81	335 25	588 31	608 10	578
Lower	middle	income 15 50	290 40	772 16	664 10	100
Low	income 2 36	435 27	328 7	812 1	999
	 Table	3	shows	that	ratio	of	variances	of	construction	labour	productivity	based	on	PPP	or	exchange	
rates	and	development	 status	are	F	 (3,	84)	=	20.43,	p	=	 .00	and	F	 (3,	84)	=	24.71,	p	=	 .00	
respectively,	which	 indicates	 that	 the	construction	 labour	productivities	are	 significantly	different	
according	to	the	development	status.





















































(World	average	 index	=	100).	However	Singapore’s	construction	 labour	productivity	 is	4.8	 times	
of	 average	 world	 index	 when	 measured	 in	 exchange	 rates.	 Luxembourg’s	 construction	 labour	
productivity	 is	 the	 highest	 if	 it	 is	 based	 on	 exchange	 rates	measurement.	 	 Construction	 labour	
productivity	tends	to	be	higher	in	the	high	income	economies	than	the	low	income	economies.	In	
higher-income	economies,	 the	gaps	between	construction	 labour	productivity	measures	 in	PPPs	
and	exchange	rates	are	narrower.	The	construction	labour	productivity	is	higher	based	on	exchange	
rates	measurement	in	higher	income	economies.	The	increase	in	the	number	of	very	large	projects	





or	 greater	 non-capital-embodied	 efficiency;	 and	 for	 the	 larger	 firms	 there	 is	 an	 implied	 bargain	
that	workers	will	work	with	above	average	intensity	and	in	return	will	receive	above	average	wages	
(Gruneberg	and	Ive,	2000).







USD/Person Index	(world=100) USD/Person Index	(world=100)
Singapore 867,863 678.20 372,628 481.52
Luxembourg 492,639 384.98 421,138 544.21
Saudi	Arabia 248,933 194.53 58,159 75.15
Belgium 206,154 161.10 168,909 218.27
Netherlands 199,997 156.29 191,795 247.84
Finland 199,983 156.28 194,469 251.30
Canada 192,678 150.57 213,732 276.19
Hong	Kong 192,501 150.43 99,243 128.25
Ireland 189,143 147.81 119,622 154.58







USD/Person Index	(world=100) USD/Person Index	(world=100)
2011 93,417 73.00 29,351 36.64






Reported	 that	 the	majority	 of	 construction	works	were	 driven	 by	 the	 private	 sector.	The	 lack	 of	
interest	to	undertake	IBS,	especially	among	private	sector	project	owners,	dampened	productivity	
growth	of	the	sector	(Malaysia	Productivity	Corporation,	2016).
	 One	 possible	 explanation	 of	 higher	 value	 resulted	 from	 measurement	 based	 on	 PPP	 is	 the	
construction	industry	is	non-international	traded	product,	it	consumes	and	utilises	local	resources	
most	of	the	time.	Construction	labour	productivity	in	Malaysia	improved	from	62%	of	world	average	
in	 year	 2005	 to	 73%	 in	 2011	 (Table	 5).	 It	 ranks	 51	 position	 among	 the	 88	 economies	 in	 this	












industry	 to	a	more	complex	 international	 traded	 industry.	The	 role	of	 international	 contracting	 is	
going	 to	change	 the	productivity	performance	of	 the	construction	 industry.	Construction	projects	
have	increased	both	in	their	complexity	and	scale	and	there	are	increasing	numbers	of	construction	








productivity	 challenge	 is	 an	 industry-wide	 problem	 which	 requires	 changing	 expectations	 and	
behaviors	of	all	stakeholders	and	breaking	down	the	existing	siloes	and	adversarial	culture	in	the	
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DETERMINANTS OF CONDOMINIUM PRICES IN SHAH ALAM 
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attributes	 of	 high-rise	 properties	 such	 as	 the	 sharing	 of	 facilities	 and	 co-ownership	 of	 common	
properties	(Hoon	and	Science,	2008).




growth	of	Kuala	Lumpur	and	Selangor	has	also	caused	 the	property	prices	 to	 increase	drastically	
















factors,	 structural	 factors	 and	 government	 policy.	 Factors	 influencing	 housing	 prices	 have	 to	 be	
identified	 in	order	 to	control	 the	housing	price	and	house	market	before	 it	grow	 into	an	unhealthy	





price	 increases.	Among	 the	 factors	are	 locational	and	neighbourhood	 factors,	structural	 factors	as	
well	as	government	policies	and	economic	factors.	Each	of	these	factors	contributes	differently	to	the	
property	prices.	 It	 is	 important	for	buyers	or	 investors	to	determine	and	study	these	factors	before	
buying	a	property.
Good	location	and	neighbourhood	characteristic	are	one	of	the	key	factors	that	determine	the	prices	
of	 real	 estate	 (Szczepanska,	 et.	 al.,	 2015).	 Home	 buyers	 will	 priorities	 the	 public	 amenities	 and	
environment	offered	by	the	house"s	neighbourhood	while	determining	the	location	of	their	residence	
as	stated	by	Lee	and	Lin,	 (2012).Generally,	 locational	and	neighbourhood	can	be	categorised	 into	
accessibility	to	local	amenities,	transportation	infrastructure	and	environment	quality.
Distance	is	always	describing	as	a	key	factor	that	affect	the	preference	of	home	buyers	while	deciding	
to	 buy	 a	 property	 (Sean	 and	 Hong,	 2014).	Accessibility	 towards	 local	 amenities	 such	 as	 school,	
recreational	parks,	places	of	worship	and	shopping	mall	will	significantly	influence	the	price	of	houses.	
Besides,	parks	also	had	a	positive	effect	on	house	prices	even	the	ability	to	view	the	park	may	have	





and	 shopping	mall	 surprisingly	 appears	 significantly	 and	negatively	 effect	 on	house	prices	due	 to	
noise	and	traffic	(Brennan	et	al.	2014).




















that	 is	near	 to	 the	rail	station	which	suffering	 from	traffic	congestion	will	have	higher	 levels	of	air	
pollution	 (Efthymiou	and	Antoniou,	2013).	Chau,	et.	al.,	2006	suggested	 that	buyers	are	willing	 to	




generated	 from	 the	 taken	 off	 and	 landing	 by	 airplane	 result	 the	 dwelling	 prices	 drop	 around	 the	
International	Airport	of	Athens.	This	is	because	either	air	or	noise	pollution	will	contribute	to	serious	
health	problems	to	the	residents.
Structural	 factors	 refer	 to	 all	 physical	 conditions	 and	 the	 quality	 of	 the	 property	 (Sean	 and	Hong,	
2014).	 Common	 structural	 factors	 including	 building	 age,	 floor	 level,	 number	 of	 storey,	 built-up	
area	and	number	of	rooms	which	each	factors	bring	significant	effects	to	the	property	prices	either	
positively	or	negatively.	
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Strata	 titles	 ownership	 is	 believed	 to	 affect	 house	 prices	 and	 also	 parties’	 interests	 in	 buying	 a	
property	(Hussin	and	Pardi,	2003).	Malaysian	Strata	Law	has	always	been	commented	as	outdated	
and	 inadequate	 compare	 to	 countries	 like	 Singapore	 and	 Hong	 Kong.	 Fortunately,	 Strata	 Titles	
(Amendment)	Act	2013	and	Strata	Management	Act	2013	finally	enforced	on	1st	June	2015.	The	
amended	 Strata	Titles	Act	 has	 injected	 clarity	 and	 security	 in	 the	 sales	 and	 purchase	 as	well	 as	
management	of	subdivided.
Recent	government	policies	and	rapid	economic	growth	making	Malaysia	as	an	emerging	property	





































between	 each	 property	 to	 the	 locational	 and	 neighbourhood	 variables	 are	 measured	 by	 using	
Google	map.	
3.   RESULTS AND DISCUSSION
A	 total	 of	14	 variables	 are	 inserted	 into	 the	model	 of	 condominiums	which	 includes	 tenure	 (jenis	





R Square Adjusted R Square Sig. F Change Durbin-Watson






























































factors,	 locational	 and	 neighbourhood	 factors	 into	 the	 hedonic	 regression	 model.	 Additionally,	 a	
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